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Appendix Table A-1
Pro Forma Analysis of For-Sale Residential Development  - Fee Scenarios
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 100% $1,400,000 $636 100% $1,050,000 $583 100% $985,000 $657 100%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $2,200,000 $647 100% $1,400,000 $636 100% $1,050,000 $583 100% $985,000 $657 100%

(Less) Closing Costs ($88,000) ($26) -4% ($56,000) ($25) -4% ($42,000) ($23) -4% ($39,400) ($26) -4%
(Less) Risk Adjusted Return ($264,000) ($78) -12% ($168,000) ($76) -12% ($126,000) ($70) -12% ($118,200) ($79) -12%

Net Sales Proceeds $1,848,000 $544 84% $1,176,000 $535 84% $882,000 $490 84% $827,400 $552 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $88,400 $26 11% $57,200 $26 11% $48,600 $27 11% $40,500 $27 8%
Other Fees & Permits $87,100 $26 11% $74,400 $34 14% $60,500 $34 14% $56,900 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $61,600 $18 8% $39,200 $18 8% $29,400 $16 7% $32,500 $22 6%
Total Costs $1,161,700 $342 149% $783,100 $356 151% $650,600 $361 151% $763,900 $509 142%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With Current Fee $686,300 $63 $2.7M $392,900 $90 $3.9M $231,400 $106 $4.6M $63,500 $58 $2.5M
Illustrative Fee Levels

Illustrative Fee at $0 PSF $774,700 $71 $3.1M $450,100 $103 $4.5M $280,000 $129 $5.6M $104,000 $96 $4.2M
Illustrative Fee at $30 PSF $672,700 $62 $2.7M $384,100 $88 $3.8M $226,000 $104 $4.5M $59,000 $54 $2.4M
Illustrative Fee at $40 PSF $638,700 $59 $2.6M $362,100 $83 $3.6M $208,000 $96 $4.2M $44,000 $40 $1.8M
Fee at Nexus Maximum* $624,800 $57 $2.5M $353,100 $81 $3.5M $189,100 $87 $3.8M $17,300 $16 $0.7M

* Nexus Maximum PSF $44.10 /NSF $44.10 /NSF $50.50 /NSF $57.80 /NSF

Prototype 1 Prototype 2 Prototype 3 Prototype 4
10/8/2020

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Fee
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Appendix Table A-2
Pro Forma Analysis of For-Sale Residential Development  - Condo Fee Scenarios
Financial Feasibility Analysis
City of Fremont

Average Unit Size 1,500 sf/unit
Average No. of Bedrooms 2.3 bedrooms/unit
Residential Density 40 units/acre
Parking Type/ Ratio Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units
Market Rate $985,000 $657 100%

Residential Sales $/Unit $/NSF %Gross
Gross Sales $985,000 $657 100%

(Less) Closing Costs ($39,400) ($26) -4%
(Less) Risk Adjusted Return ($118,200) ($79) -12%

Net Sales Proceeds $827,400 $552 84%

Development Costs excl. Land $/Unit $/NSF %Direct
Total Costs $763,900 $509 142%

Residual Land Value $/Unit $/Land SF $/Acre
With Current Fee $63,500 $58 $2.5M
Additional Fee Levels

Illustrative Fee at $15 PSF $81,500 $75 $3.3M
Illustrative Fee at $20 PSF $74,000 $68 $3.0M
Illustrative Fee at $25 PSF $66,500 $61 $2.7M

10/8/2020
Prototype 4

Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Fee Condo Page 25



Appendix Table A-3
Pro Forma Analysis of For-Sale Residential Development - Current Onsite/ Fee Mix
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 95.5% $1,400,000 $636 95.5% $1,050,000 $583 96.5% $985,000 $657 96.5%
Moderate Income (110% AMI) $495,000 $146 4.5% $479,000 $218 4.5% $455,000 $253 3.5% $407,800 $272 3.5%
Weighted Average $2,123,300 $625 100.0% $1,358,600 $618 100.0% $1,029,200 $572 100.0% $964,800 $643 100.0%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $2,123,300 $625 100% $1,358,600 $618 100% $1,029,200 $572 100% $964,800 $643 100%

(Less) Closing Costs ($84,900) ($25) -4% ($54,300) ($25) -4% ($41,200) ($23) -4% ($38,600) ($26) -4%
(Less) Risk Adjusted Return ($254,800) ($75) -12% ($163,000) ($74) -12% ($123,500) ($69) -12% ($115,800) ($77) -12%

Net Sales Proceeds $1,783,600 $525 84% $1,141,300 $519 84% $864,500 $480 84% $810,400 $540 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $68,000 $20 9% $38,500 $18 7% $33,300 $19 8% $27,750 $19 5%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $59,400 $17 8% $38,000 $17 7% $28,800 $16 7% $31,800 $21 6%
Total Costs $1,139,100 $335 146% $763,100 $347 148% $634,900 $353 147% $750,350 $500 139%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With Current Requirement $644,500 $59 $2.6M $378,200 $87 $3.8M $229,600 $105 $4.6M $60,050 $55 $2.4M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Onsite 4.5%
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Appendix Table A-4
Pro Forma Analysis of For-Sale Residential Development - 5% Mod On-Site + Fee
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 95.0% $1,400,000 $636 95.0% $1,050,000 $583 95.0% $985,000 $657 95.0%
Moderate Income (110% AMI) $495,000 $146 5.0% $479,000 $218 5.0% $455,000 $253 5.0% $407,800 $272 5.0%
Weighted Average $2,114,800 $622 100.0% $1,354,000 $615 100.0% $1,020,300 $567 100.0% $956,100 $637 100.0%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $2,114,800 $622 100% $1,354,000 $615 100% $1,020,300 $567 100% $956,100 $637 100%

(Less) Closing Costs ($84,600) ($25) -4% ($54,200) ($25) -4% ($40,800) ($23) -4% ($38,200) ($25) -4%
(Less) Risk Adjusted Return ($253,800) ($75) -12% ($162,500) ($74) -12% ($122,400) ($68) -12% ($114,700) ($76) -12%

Net Sales Proceeds $1,776,400 $522 84% $1,137,300 $517 84% $857,100 $476 84% $803,200 $535 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $119,000 $35 15% $77,000 $35 15% $63,000 $35 15% $15,000 $10 3%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $59,200 $17 8% $37,900 $17 7% $28,600 $16 7% $31,500 $21 6%
Total Costs $1,189,900 $350 152% $801,500 $364 155% $664,400 $369 154% $737,300 $492 137%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With Current Requirement $586,500 $54 $2.3M $335,800 $77 $3.4M $192,700 $88 $3.9M $65,900 $61 $2.6M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF 5% + fee
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Appendix Table A-5
Pro Forma Analysis of For-Sale Residential Development - 10% Moderate
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 90% $1,400,000 $636 90% $1,050,000 $583 90% $985,000 $657 90%
Moderate Income (110% AMI) $495,000 $146 10% $479,000 $218 10% $455,000 $253 10% $407,800 $272 10%
Weighted Average $2,029,500 $597 100% $1,307,900 $595 100% $990,500 $550 100% $927,300 $618 100%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $2,029,500 $597 100% $1,307,900 $595 100% $990,500 $550 100% $927,300 $618 100%

(Less) Closing Costs ($81,200) ($24) -4% ($52,300) ($24) -4% ($39,600) ($22) -4% ($37,100) ($25) -4%
(Less) Risk Adjusted Return ($243,500) ($72) -12% ($156,900) ($71) -12% ($118,900) ($66) -12% ($111,300) ($74) -12%

Net Sales Proceeds $1,704,800 $501 84% $1,098,700 $499 84% $832,000 $462 84% $778,900 $519 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $0 $0 0% $0 $0 0% $0 $0 0% $0 $0 0%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $56,800 $17 7% $36,600 $17 7% $27,700 $15 6% $30,600 $20 6%
Total Costs $1,068,500 $314 137% $723,200 $329 140% $600,500 $334 139% $721,400 $481 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 10% Moderate Onsite $636,300 $58 $2.5M $375,500 $86 $3.8M $231,500 $106 $4.6M $57,500 $53 $2.3M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Onsite 10%
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Appendix Table A-6
Pro Forma Analysis of For-Sale Residential Development - 15% Moderate
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 85% $1,400,000 $636 85% $1,050,000 $583 85% $985,000 $657 85%
Moderate Income (110% AMI) $495,000 $146 15% $479,000 $218 15% $455,000 $253 15% $407,800 $272 15%
Weighted Average $1,944,300 $572 100% $1,261,900 $574 100% $960,800 $534 100% $898,400 $599 100%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $1,944,300 $572 100% $1,261,900 $574 100% $960,800 $534 100% $898,400 $599 100%

(Less) Closing Costs ($77,800) ($23) -4% ($50,500) ($23) -4% ($38,400) ($21) -4% ($35,900) ($24) -4%
(Less) Risk Adjusted Return ($233,300) ($69) -12% ($151,400) ($69) -12% ($115,300) ($64) -12% ($107,800) ($72) -12%

Net Sales Proceeds $1,633,200 $480 84% $1,060,000 $482 84% $807,100 $448 84% $754,700 $503 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $0 $0 0% $0 $0 0% $0 $0 0% $0 $0 0%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $54,400 $16 7% $35,300 $16 7% $26,900 $15 6% $29,600 $20 5%
Total Costs $1,066,100 $314 136% $721,900 $328 140% $599,700 $333 139% $720,400 $480 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 15% Moderate Onsite $567,100 $52 $2.3M $338,100 $78 $3.4M $207,400 $95 $4.1M $34,300 $31 $1.4M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Onsite 15%
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Appendix Table A-7
Pro Forma Analysis of For-Sale Residential Development - 10% Moderate + 5% Low
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 85% $1,400,000 $636 85% $1,050,000 $583 85% $985,000 $657 85%
Low Income (60% AMI) $179,000 $53 5% $181,100 $82 5% $164,000 $91 5% $136,800 $91 5%
Moderate Income (110% AMI) $495,000 $146 10% $479,000 $218 10% $455,000 $253 10% $407,800 $272 10%
Weighted Average $1,928,500 $567 100% $1,247,000 $567 100% $946,200 $526 100% $884,900 $590 100%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $1,928,500 $567 100% $1,247,000 $567 100% $946,200 $526 100% $884,900 $590 100%

(Less) Closing Costs ($77,100) ($23) -4% ($49,900) ($23) -4% ($37,800) ($21) -4% ($35,400) ($24) -4%
(Less) Risk Adjusted Return ($231,400) ($68) -12% ($149,600) ($68) -12% ($113,500) ($63) -12% ($106,200) ($71) -12%

Net Sales Proceeds $1,620,000 $476 84% $1,047,500 $476 84% $794,900 $442 84% $743,300 $496 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $0 $0 0% $0 $0 0% $0 $0 0% $0 $0 0%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $54,000 $16 7% $34,900 $16 7% $26,500 $15 6% $29,200 $19 5%
Total Costs $1,065,700 $313 136% $721,500 $328 140% $599,300 $333 139% $720,000 $480 133%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 15% Moderate Onsite $554,300 $51 $2.2M $326,000 $75 $3.3M $195,600 $90 $3.9M $23,300 $21 $0.9M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF 10% + 5%
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Appendix Table A-8
Pro Forma Analysis of For-Sale Residential Development - 20% Moderate
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Sale Price $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $2,200,000 $647 80% $1,400,000 $636 80% $1,050,000 $583 80% $985,000 $657 80%
Moderate Income (110% AMI) $495,000 $146 20% $479,000 $218 20% $455,000 $253 20% $407,800 $272 20%
Weighted Average $1,859,000 $547 100% $1,215,800 $553 100% $931,000 $517 100% $869,600 $580 100%

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Sales $1,859,000 $547 100% $1,215,800 $553 100% $931,000 $517 100% $869,600 $580 100%

(Less) Closing Costs ($74,400) ($22) -4% ($48,600) ($22) -4% ($37,200) ($21) -4% ($34,800) ($23) -4%
(Less) Risk Adjusted Return ($223,100) ($66) -12% ($145,900) ($66) -12% ($111,700) ($62) -12% ($104,400) ($70) -12%

Net Sales Proceeds $1,561,500 $459 84% $1,021,300 $464 84% $782,100 $435 84% $730,400 $487 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Affordable Housing Fee $0 $0 0% $0 $0 0% $0 $0 0% $0 $0 0%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $52,000 $15 7% $34,000 $15 7% $26,100 $15 6% $28,700 $19 5%
Total Costs $1,063,700 $313 136% $720,600 $328 139% $598,900 $333 139% $719,500 $480 133%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 20% Moderate Onsite $497,800 $46 $2.0M $300,700 $69 $3.0M $183,200 $84 $3.7M $10,900 $10 $0.4M

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

Prepared by: Keyser Marston Associates
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Appendix Table A-9
Pro Forma Analysis of For-Sale Residential Development - Current Option to Provide 13.4% Rental Units, Assuming LIHTC Financing
Financial Feasibility Analysis
City of Fremont

Average Unit Size 3,400 sf/unit 2,200 sf/unit 1,800 sf/unit 1,500 sf/unit
Average No. of Bedrooms 4.0 bedrooms/unit 3.7 bedrooms/unit 3.0 bedrooms/unit 2.3 bedrooms/unit
For-Sale Residential Density 4 units/acre 10 units/acre 20 units/acre 40 units/acre
% site used for LIHTC rental 1% of site 2% of site 5% of site 9% of site
Parking Type/ Ratio Attached Garage Attached Garage Attached Garage Podium Garage

2.0 sp/unit

Residential Sales $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Market Rate Sales Price $2,200,000 $647 100% $1,400,000 $636 100% $1,050,000 $583 100% $985,000 $657 100%

(Less) Closing Costs ($88,000) ($26) -4% ($56,000) ($25) -4% ($42,000) ($23) -4% ($39,400) ($26) -4%
(Less) Risk Adjusted Return ($264,000) ($78) -12% ($168,000) ($76) -12% ($126,000) ($70) -12% ($118,200) ($79) -12%

Net Sales Proceeds $1,848,000 $544 84% $1,176,000 $535 84% $882,000 $490 84% $827,400 $552 84%

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $782,000 $230 100% $517,000 $235 100% $432,000 $240 100% $539,400 $360 100%
A&E $43,000 $13 5% $28,400 $13 5% $23,800 $13 6% $27,000 $18 5%
Subsidy to LIHTC Rental (1) $63,800 $19 8% $58,200 $26 11% $47,700 $27 11% $36,800 $25 7%
Other Fees & Permits $87,100 $26 11% $74,300 $34 14% $60,700 $34 14% $56,800 $38 11%
Taxes/Ins./Legal/Marketing $33,100 $10 4% $22,900 $10 4% $19,600 $11 5% $21,700 $14 4%
Overhead/Admin/Other $27,400 $8 4% $18,100 $8 4% $15,100 $8 3% $18,900 $13 4%
Contingency $39,100 $12 5% $25,900 $12 5% $21,600 $12 5% $27,000 $18 5%
Financing $61,600 $18 8% $39,200 $18 8% $29,400 $16 7% $32,500 $22 6%
Total Costs $1,137,100 $334 145% $784,000 $356 152% $649,900 $361 150% $760,100 $507 141%

$/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre

Residual Land Value (2) $710,900 $65 $2.8M $392,000 $88 $3.8M $232,100 $102 $4.4M $67,300 $56 $2.5M

(1) See Appendix Table A-23. Assumes project has sufficient scale and an appropriate site to accommodate a stand-alone LIHTC project. This option may not be practical in many cases.

Larger Single Family Smaller Single Family Townhomes Stacked Flat Condos

10/8/2020
Prototype 1 Prototype 2 Prototype 3 Prototype 4

(2) Residual land values per acre and per square foot reflect an average over the entire site including the % of the site assumed to be provided at no cost to a LIHTC project. Per unit residual values reflect the market rate 
units net of a subsidy to the LIHTC project.

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; FS PF Onsite Rentalsa
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Appendix Table A-10
Pro Forma Analysis of Rental Residential Development - Fee Scenarios
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 100% $3,200 $3.44 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $40,200 $43 95% $38,400 $41 95%
Other Income $2,100 $2 5% $2,100 $2 5%

(Less) Vacancy/Bad Debt ($2,115) ($2) -5% ($2,025) ($2) -5%
Effective Gross Income $40,185 $43 95% $38,475 $41 95%

(Less) OPEX ($11,325) ($12) -27% ($11,325) ($12) -28%
Total NOI $28,860 $31 68% $27,150 $29 67%

Return on Cost (blended) 5.25% 5.25%

Supported Investment $549,700 $591 $517,100 $556

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $13,200 $14 4% $13,200 $14 4%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $21,600 $23 6% $20,300 $22 6%
Total Costs $483,300 $520 139% $482,000 $518 138%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With Current Fee1 $66,400 $99 $4.3M $35,100 $52 $2.3M
With Illustrative Fee Levels

Illustrative Fee at $0 PSF $79,600 $119 $5.2M $48,300 $72 $3.1M
Illustrative Fee at $20 PSF $61,000 $91 $4.0M $29,700 $44 $1.9M
Illustrative Fee at $25 PSF $56,300 $84 $3.7M $25,000 $37 $1.6M
Max. Nexus at $61.90 PSF $22,000 $33 $1.4M ($9,300) ($14) -$0.6M

1 Assuming all studios and three-quarters  of one-bedrooms are less than 700 square feet.

10/8/2020
Prototype 5a

Apartments (<0.5mi to BART)
Prototype 5b

Apartments (>0.5mi to BART)

Prepared by: Keyser Marston Associates
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Appendix Table A-11
Pro Forma Analysis of Rental Residential Development - 5% at Very Low   
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 95% $3,200 $3.44 95%
Very Low Inc. (50% AMI) $1,102 $1.19 5% $1,102 $1.19 5%
Weighted Average $3,240 $3.48 100% $3,090 $3.32 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $38,880 $42 95% $37,080 $40 95%
Other Income $2,000 $2 5% $2,000 $2 5%

(Less) Vacancy/Bad Debt ($2,044) ($2) -5% ($1,954) ($2) -5%
Effective Gross Income $38,836 $42 95% $37,126 $40 95%

(Less) OPEX ($11,125) ($12) -27% ($11,125) ($12) -28%
Total NOI $27,711 $30 68% $26,001 $28 67%

Return on Cost (blended) 5.26% 5.26%

Supported Investment $526,600 $566 $494,200 $531

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $20,700 $22 6% $19,400 $21 6%
Total Costs $469,200 $505 134% $467,900 $503 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 5% @ Very Low $57,400 $86 $3.7M $26,300 $39 $1.7M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b

Prepared by: Keyser Marston Associates
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Appendix Table A-12
Pro Forma Analysis of Rental Residential Development - 10% at Very Low   
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 90% $3,200 $3.44 90%
Very Low Inc. (50% AMI) $1,102 $1.19 10% $1,102 $1.19 10%
Weighted Average $3,120 $3.35 100% $2,990 $3.22 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $37,440 $40 95% $35,880 $39 95%
Other Income $1,900 $2 5% $1,900 $2 5%

(Less) Vacancy/Bad Debt ($1,967) ($2) -5% ($1,889) ($2) -5%
Effective Gross Income $37,373 $40 95% $35,891 $39 95%

(Less) OPEX ($10,925) ($12) -28% ($10,925) ($12) -29%
Total NOI $26,448 $28 67% $24,966 $27 66%

Return on Cost (blended) 5.27% 5.28%

Supported Investment $501,500 $539 $473,100 $509

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $19,700 $21 6% $18,600 $20 5%
Total Costs $468,200 $503 134% $467,100 $502 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 10% @ Very Low $33,300 $50 $2.2M $6,000 $9 $0.4M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b

Prepared by: Keyser Marston Associates
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Appendix Table A-13
Pro Forma Analysis of Rental Residential Development - 15% at Very Low   
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 85% $3,200 $3.44 85%
Very Low Inc. (50% AMI) $1,102 $1.19 15% $1,102 $1.19 15%
Weighted Average $3,010 $3.24 100% $2,880 $3.10 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $36,120 $39 95% $34,560 $37 95%
Other Income $1,800 $2 5% $1,800 $2 5%

(Less) Vacancy/Bad Debt ($1,896) ($2) -5% ($1,818) ($2) -5%
Effective Gross Income $36,024 $39 95% $34,542 $37 95%

(Less) OPEX ($10,725) ($12) -28% ($10,725) ($12) -29%
Total NOI $25,299 $27 67% $23,817 $26 66%

Return on Cost (blended) 5.29% 5.29%

Supported Investment $478,300 $514 $450,200 $484

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $18,800 $20 5% $17,700 $19 5%
Total Costs $467,300 $502 134% $466,200 $501 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 15% @ Very Low $11,000 $16 $0.7M ($16,000) ($24) -$1.0M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b

Prepared by: Keyser Marston Associates
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Appendix Table A-14
Pro Forma Analysis of Rental Residential Development - 5% at Low      
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 95% $3,200 $3.44 95%
Low Income (60% AMI) $1,340 $1.44 5% $1,340 $1.44 5%
Weighted Average $3,250 $3.49 100% $3,110 $3.34 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $39,000 $42 95% $37,320 $40 95%
Other Income $2,000 $2 5% $2,000 $2 5%

(Less) Vacancy/Bad Debt ($2,050) ($2) -5% ($1,966) ($2) -5%
Effective Gross Income $38,950 $42 95% $37,354 $40 95%

(Less) OPEX ($11,125) ($12) -27% ($11,125) ($12) -28%
Total NOI $27,825 $30 68% $26,229 $28 67%

Return on Cost (blended) 5.26% 5.27%

Supported Investment $528,500 $568 $498,100 $536

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $20,800 $22 6% $19,600 $21 6%
Total Costs $469,300 $505 135% $468,100 $503 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 5% @ Low $59,200 $88 $3.8M $30,000 $45 $2.0M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b
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Appendix Table A-15
Pro Forma Analysis of Rental Residential Development - 10% at Low      
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 90% $3,200 $3.44 90%
Low Income (60% AMI) $1,340 $1.44 10% $1,340 $1.44 10%
Weighted Average $3,140 $3.38 100% $3,010 $3.24 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $37,680 $41 95% $36,120 $39 95%
Other Income $1,900 $2 5% $1,900 $2 5%

(Less) Vacancy/Bad Debt ($1,979) ($2) -5% ($1,901) ($2) -5%
Effective Gross Income $37,601 $40 95% $36,119 $39 95%

(Less) OPEX ($10,925) ($12) -28% ($10,925) ($12) -29%
Total NOI $26,676 $29 67% $25,194 $27 66%

Return on Cost (blended) 5.28% 5.28%

Supported Investment $505,400 $543 $477,100 $513

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $19,800 $21 6% $18,700 $20 5%
Total Costs $468,300 $504 134% $467,200 $502 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 10% @ Low $37,100 $55 $2.4M $9,900 $15 $0.6M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b
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Appendix Table A-16
Pro Forma Analysis of Rental Residential Development - 10% at Very Low       
Financial Feasibility Analysis
City of Fremont

Average Unit Size 930 sf/unit 930 sf/unit
Residential Density 65 units/acre 65 units/acre
Parking Type Wrap Garage Wrap Garage
Parking Ratio 1.5 sp/unit 1.5 sp/unit

Rents $/Unit $/NSF %Units $/Unit $/NSF %Units
Market Rate $3,350 $3.60 85% $3,200 $3.44 85%
Low Income (60% AMI) $1,340 $1.44 15% $1,340 $1.44 15%
Weighted Average $3,040 $3.27 100% $2,920 $3.14 100%

Operating Income $/Unit $/NSF %Gross $/Unit $/NSF %Gross
Gross Rent $36,480 $39 95% $35,040 $38 95%
Other Income $1,800 $2 5% $1,800 $2 5%

(Less) Vacancy/Bad Debt ($1,914) ($2) -5% ($1,842) ($2) -5%
Effective Gross Income $36,366 $39 95% $34,998 $38 95%

(Less) OPEX ($10,825) ($12) -28% ($10,825) ($12) -29%
Total NOI $25,541 $27 67% $24,173 $26 66%

Return on Cost (blended) 5.30% 5.30%

Supported Investment $482,300 $519 $456,100 $490

Development Costs excl. Land $/Unit $/NSF %Direct $/Unit $/NSF %Direct
Directs (incl. sitework) $348,900 $375 100% $348,900 $375 100%
A&E $17,400 $19 5% $17,400 $19 5%
Affordable Housing Fee $0 $0 0% $0 $0 0%
Other Fees & Permits $46,700 $50 13% $46,700 $50 13%
Taxes/Ins./Legal/Marketing $5,900 $6 2% $5,900 $6 2%
Overhead/Admin/Other $12,200 $13 3% $12,200 $13 3%
Contingency $17,400 $19 5% $17,400 $19 5%
Financing $18,900 $20 5% $17,900 $19 5%
Total Costs $467,400 $503 134% $466,400 $502 134%

Residual Land Value $/Unit $/Land SF $/Acre $/Unit $/Land SF $/Acre
With 15% @  Low $14,900 $22 $1.0M ($10,300) ($15) -$0.7M

Apartments (<0.5mi to BART) Apartments (>0.5mi to BART)

10/8/2020
Prototype 5a Prototype 5b
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Appendix Table A-17
Governmental Fees  
Financial Feasibility Analysis
City of Fremont 10/8/2020

City of Fremont1

Development Impact Fees
Studio $13,667 /du $13,667 /du
1-Bedroom $19,389 /du $19,389 /du
2-Bedroom $26,515 /du $26,515 /du
3-Bedroom $32,234 /du $32,234 /du
4-Bedrooom $40,398 /du $40,398 /du

Affordable Hsg. Impact Fee
For-Sale w/o Onsite Moderate Units $26.00 /nsf $27.00 /nsf
For-Sale w/ Onsite Moderate Units $17.50 /nsf $18.50 /nsf
Rental w/ subdivision map $27.00 /nsf
Rental w/o subdivision map >700 sf $17.50 /nsf
Rental w/o subdivision map <700 sf $8.75 /nsf

Construction Taxes $2,476 /du $1,840 /du
Art Fees2 $0.56 /gsf $0.56 /gsf
Development Services3 $2.80 /gsf $1.60 /gsf

Utility Districts
Union Sanitary District Capacity Fee4 $8,898 /du $7,627 /du
ACWD Facilities Connection Charge5 $7,178 /du $5,865 /du

School District
Level II School Fee6 $4.91 /gsf $4.91 /gsf

1 City of Fremont Master Fee Schedule effective July 1, 2019 unless otherwise noted.
2 Applies to Warm Springs Innovation District, Downtown, City Center, and Ardenwood Technology Park.
3

4 Union Sanitary District Ordinance No. 35.22; FY2020 rate.
5 Alameda County Water District Rate and Fee Schedule for 2019; FY2020 rate.
6 Fremont Unified School District fee effective April 2019.

Based on development service fees paid by several example projects provided by the Fremont Building Division, Plans & 
Permits Department.

SF Attached/ 
Multifamily

Single Family
Detached
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Appendix Table A-18
Recent Residential Land Transactions  
Financial Feasibility Analysis
City of Fremont 10/8/2020
Source: Costar

Est. Est. Price Sale $/SF
Acres Land SF Units1 Density1 ($M)2 Year Land $/Unit

Higher Density (> 30 du/acre)
3515 Walnut Ave 2.8 119,790 275 100 $15.5 2019 $129 $56,000
42021 Osgood Rd 2.7 119,220 222 81 $11.8 2019 $99 $53,000
41829 & 41875 Osgood Road 1.4 59,960 96 70 $8.2 2018 $136 $85,000
Warm Springs Blvd & Grimmer 8.1 352,836 524 65 $27.6 2016 $78 $53,000
3900 Thornton Ave 1.1 45,699 54 51 $2.4 2018 $53 $44,000
37753 Niles Blvd 0.3 11,326 12 46 $0.8 2018 $71 $67,000
47201 Mission Falls Ct 4.4 191,699 171 39 $17.0 2017 $89 $99,000
37358

‐

37494 Fremont Blvd. 4.6 201,292 157 34 $15.8 2018 $79 $101,000
Weighted Average 59 $90 $66,000

Since 2017 58 $95 $72,000

Medium Density (10 - 30 du/acre)
44960 Warm Springs Blvd 34.5 1,503,691 1,000 29 $81.0 2016 $54 $81,000
Ellsworth St/ Mission Blvd 0.9 39,204 23 26 $4.2 2018 $106 $180,000
4133-67 Peralta Blvd 1.9 81,457 46 25 $3.1 2016 $38 $67,000
39439 Mission Blvd 3.2 139,534 77 24 $17.5 2016 $125 $227,000
37350 Sequoia Rd 2.5 106,853 56 23 $13.1 2017 $123 $234,000
Grimmer Irvington Center 8.6 374,180 201 23 $16.5 2016 $44 $82,000
Birdsong (Stevenson) 2.0 87,556 46 23 $4.8 2016 $54 $103,000
41223 Roberts Ave 0.7 31,799 15 21 $1.6 2016 $50 $107,000
40733 Chapel Way 0.7 32,234 13 18 $3.3 2016 $103 $255,000
41354 Roberts Ave 2.0 87,124 36 18 $8.5 2019 $98 $237,000
36341 Mission Blvd 0.8 34,277 13 17 $1.9 2019 $54 $142,000
38569 Mission Blvd 1.1 45,738 16 15 $2.6 2019 $57 $164,000
47212-47320 Mission Falls Ct 15.4 669,082 238 15 $71.9 2018 $107 $302,000
44710 Fremont Blvd 20.7 899,950 261 13 $40.3 2017 $45 $154,000
38239 Fremont Blvd 0.5 22,891 6 11 $2.0 2017 $87 $333,000
Weighted Average 21 $66 $133,000

Since 2017 15 $76 $223,000

Low Density (<10 du/acre)
4674 Mowry Ave 2.5 106,722 21 9 $8.9 2018 $83 $424,000
43342 Bryant St 0.3 15,045 3 9 $0.8 2016 $54 $272,000
48495 Ursa Drive 2.7 115,404 18 7 $6.5 2018 $56 $361,000
42410 Palm Ave 7.0 304,920 31 4 $22.4 2015 $73 $721,000
41948 Mission Blvd 16.1 701,880 54 3 $18.0 2018 $26 $334,000
822 Hunter Ln 1.6 69,260 3 2 $1.5 2017 $22 $500,000
Weighted Average 4 $44 $447,000

Since 2017 4 $35 $364,000

Affordable
38853-38871 Bell St 0.9 37,462 49 57 $2.5 2018 $66 $51,000
38631 Fremont Blvd 1.1 47,916 60 55 $3.5 2018 $73 $58,000
45500 Fremont Blvd 5.0 216,929 290 58 $7.3 2016 $34 $25,000
41191 Fremont Blvd 1.2 51,401 59 50 $3.0 2017 $59 $51,000
Weighted Average 56 $46 $36,000

Since 2017 53 $66 $54,000

1 Based on development proposals. Reflects proportional share of proposed units if project site area is larger than subject parcel. 
2 Other uses in mixed-use projects have not been discounted from the land value. 
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Appendix Table A-19
Recent Commercial and Industrial Land Transactions   
Financial Feasibility Analysis
City of Fremont 10/8/2020
Source: Costar

Est. Est. Price Sale $/SF $/SF
Acres Land SF GBA1 FAR1 ($M)2 Year Land FAR

Commercial Land
41965 Fremont Blvd 0.6 24,268 6,972 0.3 $1.9 2017 $78 $273
40935 Grimmer Blvd 0.4 16,871 5,049 0.3 $0.5 2017 $27 $89
43055-77 Osgood Rd 3.9 170,755 57,000 0.3 $8.4 2017 $49 $147
46399 Fremont Blvd 3.1 135,907 56,000 0.4 $5.9 2018 $43 $104
37145 Niles Blvd 0.4 18,731 $0.6 2018 $30
45968 Warm Springs Blvd 1.2 50,094 70,242 1.4 $1.5 2018 $30 $21
Weighted Average $45

Industrial Land
Bunche Dr & Cushing Pky 111.2 4,845,179 1,700,000 0.4 $123.3 2017 $25 $73
Boggs Ave 2.9 125,453 $2.4 2016 $19
801 Boggs Ave 0.9 38,768 $1.2 2016 $30
45300 Fremont Blvd 24.5 1,067,220 1,185,400 1.1 $30.4 2016 $29 $26
4850 Hannover Pl 1.5 67,082 $2.3 2016 $35
Boscell Rd 3.2 137,650 $3.8 2016 $28
37887-37975 Shin St 23.9 1,042,826 $13.5 2018 $13
43510 Osgood Rd 7.8 340,204 $9.2 2017 $27
Weighted Average $24

Prepared by: Keyser Marston Associates
Filename:\\SF-FS2\wp\12\12851\007\Fremont PF 3-5-20a.xlsx; CommLand Page 42



Appendix Table A-20
Recent Multifamily Residential Property Transactions  
Financial Feasibility Analysis
City of Fremont 10/8/2020
Source: Costar

Residential Property Year Built Year Sold Sale Price Units Price / Unit Cap Rate Floors Unit Size

Artist Walk1 2018 2019 $98,719,990 185 $533,622 4.4% 4 852 sf
3888 Artist Walk Commons
Centerville Submarket

1 Sale price excludes value of commercial component of project while cap rate includes commercial component. 
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Appendix Table A-21
Apartment Rents of Newly Built Projects Near BART  
Financial Feasibility Analysis
City of Fremont
Source: Costar, Apartment website for The Asher.

Unit Asking Unit
Project Type Number Rent sf $/SF

Fremont
The Asher 1BR $2,779 729 $3.81
1031 Walnut 2BR $3,825 1,179 $3.24
Built 2020 average not available 
4 stories
0.5 mi to BART
Union City
The Union Flats 1BR 223 $2,542 648 $3.92
34588 11th St 2BR 20 $3,585 1,002 $3.58
Built 2018 Total/Avg 243 $2,627 677 $3.88
4 stories
0.1 mi to BART

Milpitas

The Edge Apartments 1BR 146 $2,724 666 $4.09
753 Montague Expy 2BR 235 $3,248 893 $3.64
Built 2018 Total/Avg 381 $3,047 805 $3.78
5 stories
0.1 mi to BART

Capitol 650 1BR 137 $4,080 1,100 $3.71
650 E Capitol Ave 2BR 214 $4,057 1,331 $3.05
Built 2018 Total/Avg 351 $4,066 1,240 $3.28
5 stories
0.2 mi to BART

Turing Studio 19 $2,495 563 $4.43
1355 McCandless Dr 1BR 193 $2,998 778 $3.85
Built 2018 2BR 150 $3,471 1,157 $3.00
7 stories 3BR 9 $5,489 1,667 $3.29
0.5 mi to BART Total/Avg 371 $3,224 941 $3.42

Amalfi Apartments 1BR 191 $2,423 690 $3.51
1251 Merry Loop 2BR 187 $2,891 870 $3.32
Built 2015 Total/Avg 378 $2,654 779 $3.41
5 stories
0.3 mi to BART

10/8/2020
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Appendix Table A-25
Estimated Affordable Home Prices - Moderate Income  
Financial Feasibility Analysis
City of Fremont, CA

Single Family Large Lot Townhomes
Unit Size 4-Bedroom Unit 4-Bedroom Unit 3-Bedroom Unit 3-Bedroom Unit 2-Bedroom Unit 3-Bedroom Unit
Household Size 5-person HH 5-person HH 4-person HH 4-person HH 3-person HH 4-person HH

100% AMI Alameda County 2019 $120,650 $120,650 $111,700 $111,700 $100,550 $111,700

Annual Income @ 110% $132,715 $132,715 $122,870 $122,870 $110,605 $122,870

% for Housing Costs (1) 35% 35% 35% 35% 35% 35%
Available for Housing Costs $46,450 $46,450 $43,005 $43,005 $38,712 $43,005
(Less) Property Taxes ($5,940) ($6,000) ($5,640) ($5,472) ($4,728) ($5,268)
(Less) HOA ($2,400) ($1,920) ($1,920) ($4,200) ($5,400) ($5,400)
(Less) Utilities ($5,208) ($5,208) ($4,152) ($3,048) ($2,388) ($3,048)
(Less) Insurance ($1,600) ($1,700) ($1,600) ($1,500) ($1,300) ($1,500)
(Less) Mortgage Insurance ($3,762) ($3,800) ($3,572) ($3,466) ($2,994) ($3,336)
Income Available for Mortgage $27,540 $27,822 $26,121 $25,319 $21,901 $24,452

Mortgage Amount $470,000 $475,000 $446,000 $432,000 $374,000 $418,000
Down Payment (homebuyer cash) $25,000 $25,000 $24,000 $23,000 $20,000 $22,000

Supported Home Price $495,000 $500,000 $470,000 $455,000 $394,000 $440,000

Bedroom Size Weight 30% 70% 70% 30%
Weighted Average $495,000 $455,000

Key Assumptions 
- Mortgage Interest Rate (2) 4.18% 4.18% 4.18% 4.18% 4.18% 4.18%
- Down Payment (1) 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
- Insurance as % of Mortgage (2) 0.35% 0.35% 0.35% 0.35% 0.35% 0.35%
- Property Taxes (% of sales price) (2) 1.20% 1.20% 1.20% 1.20% 1.20% 1.20%
- HOA (per month) (3) $200 $160 $160 $350 $450 $450
- Utilities (per month) (4) $434 $434 $346 $254 $199 $254
- Mortgage Ins (% of loan amount) (2) 0.80% 0.80% 0.80% 0.80% 0.80% 0.80%

(1) Consistent with health and safety code for moderate income households and current City practice. 
(2) Assumptions are based on those used by the City of Fremont for purposes of its affordable home price calculations. 
(3) Homeowners Association (HOA) dues estimated consistent with nexus study. 
(4) Utility allowances based on Alameda County Housing Authority (2019) utility allowance schedule. Assumes electric appliances consistent with City affordable pricing calculations. 

10/8/2020

Single Family Small Lot Stacked Flat Condo

$479,000 $407,800

_________________________________________________________
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Appendix Table A-26
Estimated Affordable Home Prices - Low Income
Financial Feasibility Analysis
City of Fremont, CA

Single Family Large Lot Townhomes
Unit Size 4-Bedroom Unit 4-Bedroom Unit 3-Bedroom Unit 3-Bedroom Unit 2-Bedroom Unit 3-Bedroom Unit
Household Size 5-person HH 5-person HH 4-person HH 4-person HH 3-person HH 4-person HH

100% AMI Alameda County 2019 $120,650 $120,650 $111,700 $111,700 $100,550 $111,700

Annual Income @ 60% (1) $72,390 $72,390 $67,020 $67,020 $60,330 $67,020

% for Housing Costs (1) 30% 30% 30% 30% 30% 30%
Available for Housing Costs $21,717 $21,717 $20,106 $20,106 $18,099 $20,106
(Less) Property Taxes ($2,160) ($2,232) ($2,148) ($1,980) ($1,584) ($1,776)
(Less) HOA ($2,400) ($1,920) ($1,920) ($4,200) ($5,400) ($5,400)
(Less) Utilities ($5,208) ($5,208) ($4,152) ($3,048) ($2,388) ($3,048)
(Less) Insurance ($600) ($600) ($600) ($500) ($400) ($500)
(Less) Mortgage Insurance ($1,368) ($1,414) ($1,360) ($1,254) ($1,003) ($1,125)
Income Available for Mortgage $9,981 $10,343 $9,926 $9,124 $7,324 $8,257

Mortgage Amount $170,000 $177,000 $170,000 $156,000 $125,000 $141,000
Down Payment (homebuyer cash) $9,000 $9,000 $9,000 $8,000 $7,000 $7,000

Supported Home Price $179,000 $186,000 $179,000 $164,000 $132,000 $148,000

Bedroom Size Weight 30% 70% 70% 30%
Weighted Average $179,000 $164,000

Key Assumptions 
- Mortgage Interest Rate (2) 4.18% 4.18% 4.18% 4.18% 4.18% 4.18%
- Down Payment (1) 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
- Insurance as % of Mortgage (2) 0.35% 0.35% 0.35% 0.35% 0.35% 0.35%
- Property Taxes (% of sales price) (2) 1.20% 1.20% 1.20% 1.20% 1.20% 1.20%
- HOA (per month) (3) $200 $160 $160 $350 $450 $450
- Utilities (per month) (4) $434 $434 $346 $254 $199 $254
- Mortgage Ins (% of loan amount) (2) 0.80% 0.80% 0.80% 0.80% 0.80% 0.80%

(1) Consistent with City of Fremont AHO pricing standard for Low Income for-sale units. 
(2) Assumptions are based on those used by the City of Fremont for purposes of its affordable home price calculations. 
(3) Homeowners Association (HOA) dues estimated consistent with nexus study. 
(4) Utility allowances based on Alameda County Housing Authority (2019) utility allowance schedule. Assumes electric appliances consistent with City affordable pricing calculations. 

10/8/2020

Single Family Small Lot Stacked Flat Condo

$181,100 $136,800

_________________________________________________________
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